Nebraska Farm Real Estate Market Developments 2003-2004 by Johnson, Bruce B et al.
University of Nebraska - Lincoln
DigitalCommons@University of Nebraska - Lincoln
Nebraska Farm Real Estate Reports Agricultural Economics Department
2-2004
Nebraska Farm Real Estate Market Developments
2003-2004
Bruce B. Johnson
University of Nebraska-Lincoln, bjohnson2@unl.edu
Raymond J. Supalla
University of Nebraska-Lincoln, rsupalla1@unl.edu
Aaron Raymond
University of Nebraska-Lincoln
Follow this and additional works at: http://digitalcommons.unl.edu/agecon_farmrealestate
Part of the Agricultural and Resource Economics Commons
This Article is brought to you for free and open access by the Agricultural Economics Department at DigitalCommons@University of Nebraska -
Lincoln. It has been accepted for inclusion in Nebraska Farm Real Estate Reports by an authorized administrator of DigitalCommons@University of
Nebraska - Lincoln.
Johnson, Bruce B.; Supalla, Raymond J.; and Raymond, Aaron, "Nebraska Farm Real Estate Market Developments 2003-2004"
(2004). Nebraska Farm Real Estate Reports. 6.
http://digitalcommons.unl.edu/agecon_farmrealestate/6








* Professor, Department of Agricultural Economics, University of Nebraska-Lincoln, 68583  
Phone Number (402) 472-1794.  e-mail: bjohnson2@unl.edu
** Professor, Department of Agricultural Economics, University of Nebraska-Lincoln, 68583
Phone Number (402) 472-1792, e-mail: rsupalla1@unl.edu
*** Student Research Assistant, Department of Agricultural Economics, University of Nebraska-
Lincoln
* * * * * * * * * *
Sincere appreciation goes to the survey reporters for their participation in the annual UNL Nebraska
Farm Real Estate Market Survey.  Without their valuable input, much of the information within this
report would not exist. 
Special appreciation also goes to Diane Wasser, Special Project Assistant, for her significant
contributions throughout the survey process and report preparation.
This report is also available through the Internet.  The website address is: 
http://agecon.unl.edu/realestate/re2004.pdf
Previous issues can be found at: 
http://agecon.unl.edu/realestate/
* * * * * * * * * *
The University of Nebraska-Lincoln, an Affirmative Action/Equal Opportunity Employer, supports
equal educational opportunity and offers the information herein without regard to age, sex, race,
handicap, national origin, marital status, or religion. 
iTable of Contents
Page No.
List of Tables . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . ii
List of Figures . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . iii
Summary . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . v
Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1
Current Land Values and Recent Trends . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2
Agricultural Land Value Ranges in 2004 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6
Factors Influencing Current Agricultural Land Markets . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 7
Characteristics of Actual Land Transactions In 2003 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 10
Net Rates of Return to Agricultural Land . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 14
Cash Rental Rates for 2004 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16
Rent-to-Value Ratios . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 18
Analysis of Typical Returns to Agricultural Land . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 20
Effects of Water Availability . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 21
Appendix . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 24
ii
List of Tables
Table No. Page No. 
1. Average Reported Value of Nebraska Farmland for Different Types of Land by 
Agricultural Statistics District, Feb. 1, 2003 - Feb. 1, 2004. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3
2. Average Reported Value Per Acre of Farmland for Different Types and 
Grades of Land in Nebraska by Agricultural Statistics District, February 1, 2004 . . . . . . . . . . . . . . . 6
3. Land Characteristics of 2003 Agricultural Real Estate Transactions, by Agricultural 
Statistics Districts in Nebraska. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 11
4. Types of Financing Associated with 2004 Agricultural Real Estate Sales, by Agricultural 
Statistics District in Nebraska . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 11
5. Percent Distribution of Agricultural Real Estate Transactions in 2004 by Seller Type, 
by Agricultural Statistics District in Nebraska . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12
6. Percent of Distribution of Agricultural Real Estate Transactions in 2004 by Buyer 
Type, by Agricultural Statistics District in Nebraska . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13
7. Estimated Annual Net Rates of Return by Type of Land and Agricultural Statistics 
District, 1990-2004 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 14-15
8. Reported Cash Rental Rates for Various Types of Nebraska Farmland: 
2004 Averages and Ranges by Agricultural Statistics District . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 17
9. Reported Cash Rental Rates for Pasture on a Monthly Rate Basis for 2004: Averages 
and Ranges by Agricultural Statistics District. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 18
10. Reported Cash Rental Rates, Associated Estimates of Value, and Gross Rent as a 
Percent of Market Value by Type of Land and Agricultural Statistics District. . . . . . . . . . . . . . . . 19
11. Analysis of Typical Net Returns for Selected Land Types and Locations Using 
Typical Cash Rental Rates, 2004. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 22-23
iii
List of Figures
Figure No. Page No.
1. Average Value of Nebraska Farmland, February 1, 2004 and Percent Change 
From Year Earlier . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2
2. Nebraska Agricultural Statistics Districts . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2
3. Nebraska Nominal and Real Estimated Farmland Values (All Land) 1978-2003 . . . . . . . . . . . . . . . 4
4. Average Value per Acre for Gravity and Center Pivot Cropland in Eastern NE . . . . . . . . . . . . . . . . 5
5. Reporters’ Rating of Factors Influencing Agricultural Land Values in Their 
Areas of Nebraska, February 2004. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 8
6. Respondents Perception of Changes in the Presence of Non-Farmer Buyers Over 
the Past 10 years in Nebraska . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 9
7. Respondents Perception of Changes in the Presence of Non-Farmer Buyers Over 
the Past 10 years by Region in Nebraska . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 9
8. Buyer Use of Recent Purchases, 2004 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 10
9. Historical State Real Estate Transaction Percentage by Buyer Type, 1991-2004. . . . . . . . . . . . . . . 13
iv
Appendix 
App. Table No. Page No.
1. Farm Real Estate Values in Nebraska, USDA Historical Series, 1860 - 2004 . . . . . . . . . . . . . . 25-26
2. Deflated USDA Farmland Values and Percent Changes for Nebraska 1930 to 2004 . . . . . . . . 27-28
3. Nominal and Deflated Agricultural Land Values by Selected Types of Land in Nebraska, 
1978 to 2004 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 29
4. Average Reported Value of Nebraska Farmland for Different Types of Land by 
Agricultural Statistics District, 1978-2004 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 30-37
5. Historical Per Acre Value Range for Different Types and Quality Grades of Land in 
Nebraska by Agricultural Statistics District, 1999-2004 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 38-39
6. Historical Average Cash Rental Rates of Nebraska Farmland for Different Types of 
Land by Agricultural Statistics District, 1981 - 2004 . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 40-47
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Summary
Nebraska’s agricultural land values moved sharply upward across the state during 2003 and into 2004,
recording an average gain of 9.2 percent for the 12 months ending February 1, 2004.  This average
increase was the largest annual percentage gain in 14 years.  And it followed on several years of fairly
stable land values.  Virtually all land classes showed gains, and in all areas of the state–even in areas of
serious multi-year drought, where previous-year value declines had occurred. 
The highest-priced land in the state is now center pivot irrigated cropland in Eastern Nebraska as the
market preference for this irrigated land over gravity irrigated land has risen over the past five years. 
The impact of drought has been present in agricultural land markets; but those impacts have been mixed
in nature depending upon unique conditions of the particular region.  The value of land with irrigation
potential has increased most rapidly in recent years in the eastern regions, while western areas of the
state with more limited water availability have not seen values rise as much.  In some localities, water
policy restrictions or further irrigation development, either existing or pending, has altered demand for
this type of land. 
Other forces impacting the current market center on low interest rates and widespread demand by non-
farmer buyers.   While active farmers continue to be the major buyer group, typically buying for farm
expansion purposes, their dominance in local markets across the state has fallen over the past decade. 
Despite agricultural land transfers typically involving considerable dollar values, nearly half of the
transfers in 2003 were cash purchases involving no debt financing.  Survey reporters frequently
commented on the presence of 1031 tax exchanges in agricultural land transfers which may explain part
of the relatively high incidence of cash purchases. 
Given more favorable commodity price levels as well as continued strong demand for rental land in
most local land markets, 2004 cash rental rates were up from previous-year levels, frequently 5 percent
or more for most cropland classes.  Pasture rental rates for 2004 were also higher, both on a per acre and
an animal unit per month basis. 
According to survey reporters, we are seeing a continuation of a slow multi-year decline of expected
annual net rates of returns to the various agricultural land classes.  Apparently, market participants are
generally willing to bid values upward somewhat faster than their expectations for increases in annual
net rates of return.  In the vernacular of the stock market, this is akin to a rising price/earnings ratio. 
1For more detail see: Burce Johnson, Agricultural Land Ownership and Tenant Patterns
in Nebraaska, NEBGUIDE, G03-1486-A.
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Introduction 
With more than 46 million acres in production, Nebraska ranks fourth among the 50 states in land
acreage in farms and ranches.  This year, for the first time, the estimated value of its agricultural land
assets exceeds $40 billion (Appendix Table 1).  Nearly all of this acreage is in private ownership,
distributed across some 105,000 agricultural landowners comprised of over 50,000 owner operators and
55,000 non-operator owners (landlords) who rent all the land they own to others to farm1  Given this
magnitude of dollar value and the wide distribution of ownership, the state’s agricultural land market
dynamics are of considerable interest and importance. 
As a consequence, the UNL Department of Agricultural Economics has monitored and analyzed
agricultural land market conditions annually since 1978.  The foundation of this process is an annual
February 1st survey of agricultural real estate market conditions across the state.  The information
collected from this survey and its subsequent analysis provide valuable insight into market
characteristics and trends, both over time and across the sub-state regions. 
This year’s survey received input from a panel of nearly 150 reporters from across the state.  Most are
real estate professionals. Many of these panelists are actively engaged in professional agricultural
appraisal.  Others are professional farm  managers and/or agricultural real estate brokers–also closely
attuned to the agricultural land market conditions in their areas of the state.  Since the vast majority of
the panel members have been responding to this survey each year for a number of years, the continuity
of the information series is strengthened. 
Survey panel members provide point-in-time estimates of current market values and cash rents for the
various classes of agricultural land in their localities.  These are then aggregated into averages for each
of the eight agricultural statistical areas in the state.  For market values, these area averages are further
aggregated to the state level using an acreage weighting procedure to arrive at all-state average values
for each of the various land classes as well as a state all-land average.   From these estimates,
comparisons over time are made to arrive at annual percentage changes in market values. 
In addition to point-in time estimates of market values and cash rents, survey reporters also provide
specific information regarding actual transactions which have occurred over the previous 12-month
period and are deemed representative of local market conditions.  In the 2004 survey, detailed
information on 350 transactions were reported, which provide additional insight into the nature of the
market. 
This year, for the first time in the 27-year series, we are emphasizing a particular theme of land market
conditions for further elaboration.  And given its critical nature in virtually every area of the state, we
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Figure 2.  Nebraska Agricultural Statistics Districts
Figure 1.  Average Value of Nebraska Farmland, February 1, 2004 and 






























Current Land Values and Recent Trends 
Following several years of relatively stable agricultural land values, Nebraska’s agricultural land
markets increased significantly in 2003.  For the 12-month period ending February 1, 2004, average
farmland values rose an average of 9.2 percent (Figure 1 and Table 1) The increase was the largest
annual percentage change for the state in 14 years (see Appendix Table 4 for long-term historical land
value series).  This percentage change is sharply above the past five-year and ten-year annual average
changes of 3.7 percent and 3.9 percent respectively for the state’s all-land average value. 
 
3Table 1.Average Reported Value of Nebraska Farmland for Different Types
of Land by Agricultural Statistics District, Feb. 1, 2003 - Feb. 1,
2004.a
Type of Land 
and Year
Agricultural Statistics District 
Northwest North Northeast Central East Southwest South Southeast Statec
 - - - - - - - - - - - - - - - - - - - - - - - - - - - - - Dollars Per Acre - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 
























































































































































































































































a SOURCE: 2003 and 2004 UNL Nebraska Farm Real Estate Market Developments surveys.
b Value of pivot not included in per acre value.
c Weighted averages











































Nominal Value Deflated Value
As noted in Figure 3, the current all-land average value in nominal terms is at an all-time high,
surpassing the previous peak values of the early 1980s before a major value downturn occurred. 
However, when adjusting for inflation in the overall U.S. economy and expressing the current all-land
average value in constant 1992 dollars, the 2004 real average value is still less than 60 percent of the
previous peak which occurred a quarter-century earlier. 
It is also important to note that the
pattern of long-term change has
varied substantially across the
regions of the state.  The 2004 all-
land values in five of the eight
regions represent all-time historic
highs in nominal terms.  But in the
Northwest, Southwest, and South
Districts, the 2004 values, even in
nominal terms, are just 76 percent,
93 percent, and 93 percent
respectively of the previous peak
average all-land values which were
recorded in the early 1980s. 
The more recent regional changes in land values are perhaps best understood in the context of the past
two years.  While all regions recorded value gains for the 12-month period ending February 1, 2004, in
several instances these gains followed on patterns of stable to falling values the previous year.  The most
significant contrast occurred in the Southwest District where the recent increase of 7.1 percent followed a
previous-year decline of nearly 7 percent– thus there has been essentially no change in average values in
southwestern Nebraska over the past two years.  Relative to the rest of the state, this region has
experienced the most severe multi-year drought effect; and, consequently its area land markets have been
altered.  Likewise, the Northwest and North Districts recorded declining values in 2002; thus, the
percentage gains posted for the 12-months ending February 1, 2004 are not as striking as they might
initially appear.  By contrast, the three eastern districts each have combined two-year gains in their all-
land average of around 13 percent. 
Comparisons by land type indicate values of most cropland classes rose similarly in the 12-month period
ending February 1, 2004.  The exception was gravity irrigated land, which tended to show somewhat
smaller percentage gains across much of the state.  In some areas, more limited availability of irrigation
water from irrigation districts has led to more conservative bidding in those local land markets. Perhaps
an even more pronounced effect state-wide is the growing market preference for land irrigated via center
pivot.  Center pivot irrigation technology is more efficient than gravity irrigation–both in
 terms of water efficiency and labor efficiency.  It  is also more compatible with a precision agriculture
type of management, and thus commands higher values in today’s transfer markets as well as higher cash
























Figure 4.  Average Value per Acre for Gravity & Center Pivot Cropland in Eastern NE
Source: UNL Nebraska Farm Real Estate Market Survey Series
preference has led to a  crossover point in values about six years ago, with irrigated land under center
pivot now commanding higher per acre values (even without the value of the pivot included) than gravity
irrigated acres. 
As for dryland cropland, the
percentage changes for the
year ending February 1, 2004
were generally consistent




suggest that during multi-
year drought periods, the
demand for dryland cropland
that could be converted to
irrigation (i.e., water is
available to do so) would be
stronger than cropland
without such potential–other things being equal.  To test this perception, we looked back over the past
three years (essentially the brunt of the drought period which most of the state has experienced) and
compared value changes.  For the state as a whole, the annual percentage increase in the value of dryland
cropland with irrigation potential has averaged 5.0 percent per year over the past three years as compared
with a 4.3 percent annual average for cropland without irrigation potential.  While the pattern follows
conventional logic, it is certainly not substantially different.  Moreover, in five of the eight districts, the
value of dryland cropland without irrigation potential actually increased by a greater percentage rate over
this time period of wide-spread drought. 
The above suggests that other factors may be dampening or even inhibiting this irrigation-potential effect
on area land values. One explanation is that in many local markets the remaining supply of dryland
cropland which is considered by market participants to be irrigable may be very limited and marginal. 
Logic would suggest that the land with the greatest economic profitability from irrigation development
has already been developed, and thus leaving only marginal/high-risk development opportunities. 
Likewise, regional water policy restrictions on further irrigation expansion, either existing or pending,
may reduce demand for land with such potential.  The possibility of well-drilling moratoriums and/or
pumping restrictions certainly can drastically alter the expected future income streams and, in turn, bid
levels in the land market. 
While cropland was experiencing strong value gains in recent months, so also was the forage-producing
land classes.  The grazing land classes rose an average of 10 percent for the year ending February 1,
2004, while hayland values rose nearly 9 percent.  According to UNL survey reporters, the strong cattle
economy which prevailed throughout 2003 explains much of the solid gains in grazing land values. 
6Agricultural Land Value Ranges in 2004 
UNL survey reporters also provide value ranges for each class of land according to quality–low grade
and high grade. (Table 2)  This provides a useful perspective of the variability of land quality which
exists in any local area, and the recognition of this variability by market participants. 
Table 2.Average Reported Value Per Acre of Farmland for Different Types and Grade of Land in Nebraska by
Agricultural Statistics District, February 1, 2004. a
Type of Land 
and Grade
Agricultural Statistics District 
Northwest North Northeast Central East Southwest South Southeast
 - - - -- - - - - - - - - - - - - - - - Dollars Per Acre - - - - - - - - - - - - - - - - - - - - - - - - - 




































































































































































































          a SOURCE: 2004 UNL Nebraska Farm Real Estate Market Developments Survey.
            b Value of pivot not included in per acre value.
2In a recent study of the Saunders County, NE agricultural and rural land market,
researchers found that all but the highest 20 percent of the land on an agricultural quality index
sold for a higher value per acre for rural acreage development than if it had remained in
agricultural use.  See: Drozd, David J. and Bruce B. Johnson, Dynamics of a Rural Land Market
Experiencing Farmland Conversion to Acreages: The Case of Saunders County, Nebraska, Land
Economics, Volume 80, No. 2., May 2004. 
3In recent economic modeling of historic Nebraska agricultural land values, the level of
interest rates was found to be a significant explanatory variable in forecasting agricultural land
value changes, i.e., the lower the interest rate levels the greater the annual percentage change in
agricultural land values.  Source: Glenn Helmers, Saleem Shaik, and Bruce Johnson, Forecasting
Nebraska Land Values, forthcoming.
7
The pattern of land value ranges by quality for 2004 tends to follow historical patterns.  In general, there
is about a 50 percent value differential between the low-grade and high-grade quality range. With few
exceptions, this approximate level of dispersion runs across all the land classes as well as across all the
regions of the state.  In other words, in any given local farm real estate market, the market participants
tend to identify a quality gradient and assign market values accordingly.  If, for example, low-quality
non irrigated cropland is currently valued at $1000 per acre in the local market, then high-quality
cropland in the same local market would likely be valued in the $1500 range. 
Of course, the quality differential being discussed here represents the perceived variation in land
productivity and its income flow potential in agricultural use.  However, when non-agricultural land use
considerations enter the market dynamic, this value dispersion may narrow, and, in some instances,
actually be reversed.  Take, for example, poorer quality, tree-canopied pasture land along streams that
may be conducive to recreational hunting opportunities.  Such land in its agricultural use may well be
valued at the lower end of the value continuum due to its more limited forage productivity.  However,
because of its recreational potential, its market value may be enhanced considerably.  Likewise, areas of
the state where rural-urban transition is underway may actually see poorer quality agricultural land
selling at a premium (perhaps even higher than high-quality agricultural land) simply because of  its
amenities for new country acreages and residential sub-division development may be greater.2
Increasingly, rural acreage and other on-agricultural use considerations are entering the local
agricultural real estate markets across the state. 
Factors Influencing Current Agricultural Land Markets
Each year, UNL survey panel members are asked to rank in importance a set of forces influencing their
local markets.  They respond using a scale from 1 (strongly negative) to 5 (strongly positive) with 3
being essentially no impact upon area land values. 
As noted in Figure 5, the general perception is that a large majority of factors, 14 out of 17, are
contributing to upward value movements.  Relatively low mortgage interest rates were seen as the most
positive influence on agricultural land values in 2004.3  This was followed closely in magnitude of
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Purchase for Farm Expansion
Current Mortgage Interest Rates
Land Value Decline
Strongly             Somewhat  
Negative             Negative
No 
Impact
Impact on Area Land Values
Land Value Decline
Strongly                Somewhat                           
Positive                    Positive
Figure 5.  Reporters' Rating of Factors Influencing Agricultural
Land Values in Their Areas of Nebraska, February 2004.
Source: 2004 UNL Nebraska Farm Real Estate Market Developments Survey.
The demand for farm expansion is a perennially strong element in virtually every local land market, as
the structure of production agriculture continues towards consolidation of farms and ranches into larger
production units.  Given the relatively low rate of land ownership transfer (a turnover rate of three
percent or less per year) those agricultural producers who are desiring to buy more land for expansion
purposes must essentially be in the local market aggressively at all times. 
As for non-farmer investor interest, reporters throughout the state believe that this has been an
influential demand factor.   They often noted that non-farmer interest is frequently associated with the
1031 tax exchange provisions of the federal tax code, by which one can defer capital gains tax on a sale
of property if one reinvests in another real estate property within an allotted time period (this sometimes
leads to very aggressive demand to purchase a replacement unit since the time window of opportunity is
relatively short.)  Interestingly, non-farmer buyer interest is also correlated inversely with low interest















Figure 7. Respondents Perception of changes in the presence of Non-Farmer
 buyers over the past 10 years by region in Nebraska
Increased Decreased Same
Source:  2004 Nebraska Farm Real Estate Market Developments Survey.
Figure 6. Respondents Perception of changes in the presence of Non-
Farmer buyers over the past 10 years in Nebraska
In c re a s e d
7 0 %
D e c re a s e d
4 %
S a m e
2 6 %
Source:  2004 Nebraska Farm Real Estate Market Developments Survey
rates, in that relatively low returns on
certificates of deposit and other more
secure investment options have made
returns to investment in agricultural
land look increasingly favorable to
many potential non-farmer investors. 
When asked specifically about this
non-farmer presence in their local
markets, 70 percent of this year’s
survey panel members believed the
presence of non-farmer buyers has
grown over the past 10 years in
Nebraska (Figure 6).  Moreover, this
perception was consistent across the
state (Figure 7).  Given this pattern, it
was not surprising to find panel members estimating that currently only two out of every three acres is
farmed by buyers themselves, while about one in three acres is believed purchased with the intent of
renting it out to tenants (Figure 8).  Only a small part of today’s agricultural land acreage being
transferred, 2 percent, is seen as signaling the conversion of that land into non-agricultural uses.
Finally, in summarizing factors impacting land values, survey reporters saw several factors associated
with current returns to land as being land value enhancing–either directly (such as current commodity
10
Figure 8.  Buyer Use of Recent Purchases, 2004
Rented Out to 
Farmer Tenants
32%







Source:  Reporters’ estimated distribution in 2004 UNL Nebraska Farm 
Real Estate Market Developments Survey.
price levels, federal farm program
payments, and general economic
expectations) and/or indirectly (financial
health of current owners, favorable cost
and availability of credit, returns to
alternative investments).  While current
drought conditions were viewed as
somewhat dampening, the irrigation water
availability levels were perceived as
mildly positive, a reflection of regional
differences across the state.  Only property
tax aspects continued to be seen as
somewhat negative on land value trends
across the state in 2004. 
Characteristics of Actual Land Transactions in 2003
Each year, UNL survey panelists are asked to provide specific information on actual sales which: (1)
had occurred in their areas over the past 12 months, and (2) were deemed representative of their local
agricultural land markets.  Reporters to the 2004 survey provided detailed information on 350
transactions, which represents a sample of sufficient size for making some generalizations of current
agricultural land market conditions and trends. 
As noted in Table 3, the 2003 transactions vary widely from one area of the state to another, reflecting
the wide diversity of land assets and agricultural structure which exists.  Both in acreage size of
transaction as well as in price per acre, the spectrum of reported sales exhibit considerable diversity by
sub-state region.  The East District has the smallest-sized parcels in the market, but the largest price per
acre.  Pasture land in this area is only a small part of the parcels transferred.  By contrast, the majority of
transferred acreage in the Northwest, North, and Central Districts in 2003 was pasture land. 
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Table 3. Land Characteristics of 2003 Agricultural Real Estate Transactions, by Agricultural













































































 SOURCE: Based on 350 transactions which occurred across Nebraska during 2003 and reported in the 2004 UNL Nebraska Farm Real Estate Market
Developments Survey.
Even with these regional variations, the overall dollar magnitude of the 2003 transfers was substantial
throughout the state, averaging more than $300,000 per transaction.  Despite the high level of financial
outlay, it may seem surprising that a substantial portion of these transactions represented cash purchases
with no debt financing involved.  In 2003, 45 percent of the transactions were cash purchases (Table 4). 
Table 4. Types of Financing Associated with 2004 Agricultural Real Estate Sales, by Agricultural
Statistics District in Nebraska.
Agricultural Statistics
District
Financing of Purchase 
Cash Purchase Mortgage Contract for
Deed
Other Total 























































      
       SOURCE: Based on 350 transactions which occurred across Nebraska during 2003 and reported in the 2004 UNL Nebraska Farm Real Estate Market
Developments Survey.
This level of cash purchases, which has prevailed for the past few years, implies buyers in the market
typically have considerable financial means with which to participate.  Certainly, those buyers who are
exercising their “1031" tax exchange opportunities are part of this group who obviously can pay cash
4According to the preliminary findings of the 2002 Agricultural Census, the average age
of Nebraska farmers was 53.9 as compared with an average of 50.7 in 1992 an 48.5 in 1982.
12
outright.  But also there are buyer-investors who are moving some of their financial wealth portfolio into
agricultural land assets in order to achieve what they perceive as more favorable rates of return.  For
them, debt-financing is not necessary.
While the mortgage interest rates have remained relatively low over the past year, and the availability of
credit from conventional financial institutions remains high, it may seem strange that there is any
incidence of seller-financed contracts-for-deed in the agricultural land market.  Yet, reporters did
identify a small percentage of such transactions in 2004.  The fact that they do exist today may reflect
more interest in them on the part of sellers than the buyers.  Given the recent relatively low rates of
return on certificates of deposit and other lower-risk investment options, some sellers are willing to offer
a contract-for-deed for a period of time in order to draw a more favorable rate of interest. 
On the selling side of the market, estate settlement continued to be the largest seller group in 2003,
followed by non-farmers (Table 5).   Also, in many instances of sales by non-farmers, the situation
involves an inheritance from a previous estate settlement rather than real estate that had been previously
purchased by the seller. 
The quitting farmer/rancher group is primarily constituted by those who are of retirement age and are
selling all or part of their land holdings.  It is likely that this seller group will become more predominant
in the coming years as the average age of active farmers continues to rise.4
Table 5. Percent Distribution of Agricultural Real Estate Transactions in 2004 by Seller Type, by
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SOURCE: Based on 350  transactions which occurred across Nebraska during 2003 and reported in the 2004 UNL Nebraska Farm Real Estate
Market Developments Survey.
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As for the buying side of the agricultural land market, the majority of transactions in 2003 (63 percent)
were acquired by active farmer/ranchers (Table 6).  Moreover they were the major buyer class in all
regions of the state.  However, over the past decade their buying prominence has gradually declined
(Figure 9).  Presently, local non-farmers and other non-farmer groups represent nearly 40 percent of the
buyers for the state as a whole–a pattern that further substantiates reporters’ strong perceptions of the
trend toward greater non-farmer buyer interest in Nebraska’s agricultural land markets. 
Table 6. Percent Distribution of Agricultural Real Estate Transactions in 2004 by Buyer Type, by



































































      SOURCE: Based on 350  transactions which occurred across Nebraska during 2003 and reported in the 2004 UNL Nebraska Farm Real Estate Market
Developments Survey.
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Net Rates of Return to Agricultural Land
Each year, survey panel members are asked to estimate the average percentage rate of net return to land
given current levels of market value.  In the vernacular of real estate appraisal, this is referred to as the
market-derived capitalization rate which is used in the income-capitalization approach to value
estimation.  In short, if a property being appraised has an expected net income flow of $100 per acre
annually, and the market-derived capitalization rate is estimated to be 4 percent, then the implied current
market value of that property is $2,500 per acre ($100/.04 = $2,500). 
The estimated rates for 2004 were generally similar to previous-year levels for irrigated and pasture land
classes, while being slightly lower for dryland cropland in seven of the eight regions (Table 7).  For
dryland cropland, the apparent percentage growth in perceived earnings to land over the previous year
did not match the value percentage increases. As evident in the table, the market-perceived percentage
rate of return has gradually declined over the past decade.  The magnitude of decline has been about one
percentage point for each of the land classes at the state level.  In other words, buyers have been willing
to bid land values somewhat beyond the growth rate of expected net annual earnings to that land.  This
is akin to a rising price/earnings ratio for stock market investors. 
Regionally, 2004 estimated net rates of return were down from 2003 levels for all of the land classes in
two of the districts–the Southwest and the South.  As previously noted, these areas have experienced the
major brunt of the multi-year drought as well as pervasive irrigation water limitations.  Consequently,
even with rising commodity price levels over the past year, the income-earnings potential in these areas
has been muted by production shortfalls.  
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a SOURCE:  UNL Nebraska Farm Real Estate Market Developments Surveys.
b Reporters' estimates of current annual net percentage rates of return given current values.  Real estate appraisers refer to this percentage as the market-
derived capitalization rate.
5See: Bruce Johnson, Agricultural Land Ownership and Tenure Patterns in Nebraska,
NEBGUIDE, G03-1486-A. 
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Cash Rental Rates for 2004 
While estimated rates of return may provide a general pattern of earnings, it is also useful to observe the
levels and trends of cash rental rates for building more specific measures of potential returns.  Moreover,
the rental market for agricultural land is very extensive in Nebraska with the total acreage under lease
approaching half of the state’s agricultural land base.5  Thus, the local rental market is a significant
companion market to the local transfer market throughout the state. 
In 2004, UNL survey panelists estimated cash rental rates to be higher for most land classes and areas of
the state (Table 8 and Appendix Table 6).  Rental demand for cropland has been very spirited in most
areas, and 2004 rates have accordingly moved upward from year-earlier levels.  Cash rental rates for
dryland cropland in the eastern part of the state are up nearly 6 percent from previous year levels.  While
the largest reported increase for dryland cropland occurred in the North District, this was somewhat of
an aberration since cash rents reported for the previous year had fallen substantially.  The 2004 cropland
cash rental rates in the Northwest were generally steady. 
Average rental rates for irrigated land also moved upward across most of the state in 2004.  Highest
average rents exceeded $150 per acre for the first time in 2004; and these occurred in the East District. 
It should be noted that these averages reflect arrangements where the landowner owns the entire
irrigation system.  If the tenant is providing some of the irrigation system, such as the power unit and/or
the center pivot system, then this essentially represents a rent-in-kind, and thus the per-acre cash rent
should be adjusted downward from the averages quoted here. 
For each cropland type and in each area of the state, the range in cash rental rates is fairly broad,
reflecting land quality differences.  It appears the rental market participants are astute in adjusting
negotiated rents to account for quality/productivity differences.  For example, in the East District center
pivot irrigated land at the lower end of the quality continuum is renting for an average of $130 per acre
in 2004; which this land class at the high end of the quality range is renting for over $170 per acre–more
than 30 percent higher.  For many of the cropland classes across the state, the range differentials are
even more extreme, with the upper end of cash rental rates often being more than 60 percent higher than
the lower end of the range. 
Pasture rental rates for 2004 are also higher than year-earlier levels, both on a per-acre and an animal
unit per month basis (Table 9).  In terms of dollars per animal unit month (the cow-calf pair rates), 2004
levels cluster in the $26 to $27 range for most of the major rangeland areas of the state.  Under these
 averages, UNL survey panel members indicated that the landowner is typically providing adequate
perimeter fencing and fencing materials to maintain it as well as maintaining water services; the tenant,
in turn, is providing labor for monitoring and repairing the fences during the grazing season.  When the
animal-unit-month (AUM) rates move upwards towards the higher end of the ranges, respondents
indicated that landowners are often providing additional services which normally are the responsibility
of the tenant.  Such services may include providing mineral blocks for the livestock as well as giving
daily oversight of the herd. 
17
Table 8. Reported Cash Rental Rates for Various Types of Nebraska Farmland: 2004
Averages and Ranges by Agricultural Statistics District. a   
Type of Land Agricultural Statistics District 
Northwest North Northeast Central East Southwest South Southeast
                              - - - - - - - - -- - --- - - - - - - - - - Dollars Per Acre - - - - - - -- - - - - - -  - - - - - - - - - 
Dryland Cropland:
Average . . . . . . . . .
Range:
High . . . . . . .


























Average . . . . . . . . .
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High . . . . . . .

























Center Pivot Irrigated Cropland
Average . . . . . . . . .
Range:
High . . . . . . .


























Average . . . . . . . . .
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High . . . . . . .


























Average . . . . . . . . .
Range:
High . . . . . . .


























Average . . . . . . . . .
Range:
High . . . . . . .


























Average . . . . . . . . .
Range:
High . . . . . . .

























a SOURCE:  Reporters’ estimated cash rental rates (both averages and ranges) from the 2004 UNL Nebraska Farm Real Estate Market
Developments Survey.
b Insufficient number of reports.
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Table 9. Reported Cash Rental Rates for Pasture on a Monthly Rate Basis for 2004: Averages
and Ranges by Agricultural Statistics District. a   
Type of Land Agricultural Statistics District 
Northwest North Northeast Central East Southwest South Southeast
 - - - - - - - - -- - - - - - - - - - - -  Dollars Per  Month - - - - - - -- - - - - - - - - - - - - -  
Cow-Calf Pair Rates c
Average . . . . . . . . . .
Range:
High . . . . . .

























Stocker (500-600 lb) Rates: 
Average . . . . . . . . . .
Range:
High . . . . . .

























a SOURCE:  Reporters’ estimated cash rental rates (both averages and ranges) from the 2004 UNL Nebraska Farm Real
Estate Market Developments Survey.
b Insufficient number of reports.
c A 1,000 lb. cow with calf at side grazed for one month during the normal usage season.
Rent-to-Value Ratios 
A useful measure for assessing market patterns is to combine current market values with typical cash
rental rates and estimate the gross rent-to-value ratio.  This can serve as another indicator of the
relationship of economic returns to the asset value, even though it does not factor into the equation
any owner costs such as real estate taxes.  The ratios presented in Table 10 show rather wide
variations across the land classes and geographic areas of the state.  Typically, irrigated land has
somewhat higher ratios because of higher ownership costs associated with the irrigation systems.  For
dryland cropland and pastureland the ownership costs, aside from property taxes, are minimal; and
consequently the rent-to-value ratios derived from the rental market negotiations tend to be lower. 
This rent-to-value ratio can be used to infer either: (1) a proxy of current of market value of a
particular land parcel given knowledge of its cash rental rates or (2) what the appropriate cash rental
rate level may be given knowledge of its current market value.  As presented in the table, the 2004
gross rent-to-value ratios can be used for comparison levels across a variety of land type and quality
situations.  For example, consider a parcel of center pivot cropland in the Central District which is
able to command a cash rent of $160 per acre, the high end of the range.  Given a gross rent-to-value
ratio for this land class of 7.0 percent, the implied current market value of this parcel is $2285 per
acre ($160/.07 = $2285).  Or, a lower-grade pasture parcel in that same district with a current market
value of $400 per acre would, according to the rent-to-value ratio of 4.8 percent would suggest an
appropriate annual cash rent of $19 per acre ($400 x .048 = $19).  In other words, both rents and
values can be adjusted across the various grade levels for identifying the levels appropriate for quality
differences of specific tracts of land. 
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Table 10.  Reported Cash Rental Rates, Associated Estimates of Value, and Gross Rent as a 
Percent of Market Value by Type of Land and Agricultural Statistics District, 2004. a
Agricultural Statistics 
District and Type of Land
Gross Average Cash 
Rent Per Acre 
Associated Value Per Acre b Gross Rent to Value
- - - - - - - - - - Dollars - - - - - - - - - - - - - Percent - - - 
Northwest:
Dryland Cropland
Gravity Irrigated Cropland 
















Gravity Irrigated Cropland 
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Gravity Irrigated Cropland 




























Gravity Irrigated Cropland 













































































a Source: 2004UNL Nebraska Farm Real Estate Market Developments Survey. 
b Average values given by reporters for the land on which their cash rent estimates were made.
c Value of the pivot included in the value per acre of this land class.
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Analysis of Typical Returns to Agricultural Land 
While general trends and patterns are of interest to property owners, it is likely that their major
question is, “What is the annual rate of return on my investment given its current market value?” 
This is a key economic measure for making any kind of investment decisions.  Consequently, we
have included a more detailed breakdown of ownership costs, rents, and returns for a series of typical
land groups by sub-state area.  We have also calculated debt-servicing capacity of these asset returns
in today’s market which provide further insight into the cash-flow considerations of agricultural land
investment.  These various land scenarios are presented in Table 11. 
Using this more detailed analysis which incorporates owner costs, the annual percentage rate of
return to the various land classes at today’s current market values range from a low of 3.0 percent for
Sandhills rangeland in Northern Nebraska up to a high of 5.1 percent for dryland cropland in
Southwest Nebraska.  In the majority of cases, calculated returns fall within the 4.0 to 4.5 percent
range. 
For 15-year amortized loans, the associated debt-servicing capacity for the various land scenarios are
in the 30 to 50 percent range (the amount of current market value covered by the annual net returns). 
The range of debt-servicing capacity for typical 25-year loans was 37 to 63 percent.  This infers that,
unless a substantial down-payment is associated with the land purchase, it will not cash flow, even
with the relatively low current mortgage interest rates. 
For the dryland cropland and rangeland scenarios, the calculated returns in Table 11 are generally
consistent with those estimated by survey panel members and reported in Table 7.  However, for the
irrigated land classes, the calculated percentage net returns of Table 11 are all more than a percentage
point below the reported estimates in Table 7.  As we have reported in earlier reports in this series,
this disparity appears to be due largely to the assignment of fixed costs of deprecation, insurance, and
interest on irrigation equipment investments.  Even though these costs may not be significant out-of-
pocket costs in any given year, the irrigation system itself represents a depreciating asset which must
be periodically replaced.  It is also an asset that can be damaged by natural disasters, and, thus, needs
to be insured by the owner.  When landowners are providing the complete irrigation system, these
costs, on an annualized basis, can easily reach $25 per acre on gravity irrigated land and $35 per
irrigated acre on center pivot irrigated land.  The appropriate assignment of these ownership costs in
Table 11 results in the net returns estimates on irrigated land scenarios being pared down
considerably. 
The fact that these inconsistencies for irrigated land exist between the survey reporter estimates and
the calculated net returns in Table 11 does not imply that either set is in error.  We believe that survey
panel members are reporting an actual market pattern in which owners typically do not take into full
account the depreciation and insurance expenses on irrigation systems when negotiating annual cash
rental rate levels.  Because irrigation equipment replacement is intermittent in nature or may be
factored downward somewhat by income tax considerations (deductible expenses), owners of
irrigated land appear to be willing to negotiate rent levels which yield percentage rates of return that
are often below those associated with dryland cropland. 
6In making these adjustments for the parcelization of the irrigation system, market
participants will find the following report useful: Estimated Irrigation Costs, 2001, Nebraska
Cooperative Extension CC371. 
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Consideration of these true costs of irrigation systems become increasingly important as the incidence
increases of rental arrangements involving tenant ownership of part of the system.  When the tenant is
providing portions of the system, such as the power unit and/or the center pivot, he/she is essentially
paying a portion of the rent to the owner “in kind”.  Both parties to the rental contract need to
recognize these contributions and adjust the negotiated dollar rent accordingly.6
Effects of Water Availability
There is some evidence that changes in water availability, both rainfall and irrigation water, have
affected land values in recent years.  The value of land with irrigation potential increased most
rapidly during the 2002 to 2004 drought in the East, Northeast and Southeast regions (Appendix
Table 4).   Drought conditions tend to increases the economic payoff from investing in irrigation by
increasing the differences between irrigated and dryland crop yields.  Hence, the effects were largest
in the East where dryland yields are normally quite high and thus more vulnerable to drought, relative
to Western Nebraska where dryland yields, and thus the potential returns to irrigation, were affected
to a much lesser extent. 
The effect of irrigation water availability on land values is most noticeable to the Southwest region. 
This is the only region where irrigated land actually decreased in value during the 2000 to 2004 time
period.  During this period current surface water supplies were sharply reduced by drought and both
future groundwater and surface water resources became less certain as Nebraska’s water supply
obligations to Kansas were established by the Courts.  The Northwest region had the next lowest rate
of change in land values.  Many irrigators in this regions are dependent exclusively on surface water
supplies which were sharply curtailed by a snowfall drought upstream in the mountains of Colorado
and Wyoming. 
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1. Current purchase price per acre . $1,550.00 $2,300.00 $1,850.00 $2,500.00 $1,350.
00
2. Annual cash rent per acre (gross) $95.00 $150.00 $100.00 $150.00 $80.00
3. Gross Rent-to-Value ratio . . . . . . 6.1% 6.5% 5.4% 6.0% 5.9%
Annual owner expenses
  (per acre) . . . . . . . . . . . . . . . . .
4.      Real Estate Taxesc . . . . . . . . $21.70 $32.20 $25.90 $35.00 $18.90
5.      Irrigation Costsd . . . . . . . . . . . — $33.00 — $25.00 — 
6.      Incidental Costs . . . . . . . . . . . $3.00 $4.00 $3.00 $4.00 $4.00
7.      Total Owner Costs . . . . . . . . . $24.70 $69.20 $28.90 $64.00 $22.90
8. Annual net returns per acre 
   (before income taxes) . . . . . . . $70.30 $80.80 $71.10 $86.00 $57.10
9. Percentage rate of return to land 
   (before income taxes) . . . . . . . 4.5% 3.5% 3.8% 3.4% 4.2%
10. Mortgage amount per acre which
could be serviced by the net
returns assuming:
15-year amortized loan at
6.0% interest . . . . . . . . . . . . . $682.80 $784.70 $690.50 $835.30 $554.60
        % of purchase price . . . . . . 44% 34% 37% 33% 41%
25-year amortized loan at
6.5% interest . . . . . . . . . . . . . $857.50 $985.60 $867.30 $1,049.00 $696.50
        % of purchase price . . . . . . 55% 43% 47% 42% 52%


















1. Current purchase price per acre  $475.00 $1,275.00 $1,000.00 $1,350.0
0
$285.00
2. Annual cash rent per acre (gross)  $33.00 $118.00 $90.00 $115.00 $13.00
3. Gross Rent-to-value ratio . . . . . . .
Annual owner expenses 
   (per acre) . . . . . . . . . . . . . . . . . .
6.9% 9.2% 9.0% 8.5% 4.6%
4.      Real Estate Taxes c/ . . . . . . . . . $6.65 $17.85 $14.00 $18.90 $3.40
5.      Irrigation Costs d/ . . . . . . . . . . . — $35.00 $25.00 $33.00 — 
6.      Incidental Costs . . . . . . . . . . . . e$2.00 $4.00 $3.00 $4.00 $1.00
7.      Total Owner Costs . . . . . . . . . . $8.65 $56.85 $42.00 $55.90 $4.40
8. Annual net returns per acre 
   (before income taxes) . . . . . . . . $24.35 $61.15 $48.00 $59.10 $8.60
9. Percentage rate of return to land 
   (before income taxes) . . . . . . . . 5.1% 4.8% 4.8% 4.4% 3.0%
10. Mortgage amount per acre which
could be serviced by the net
returns assuming:
15-year amortized loan at 6.0%
interest . . . . . . . . . . . . . . . . . . . $236.50 $593.90 $466.20 $574.00 $83.50
      % of purchase price . . . . . . . . 50% 47% 47% 43% 29%
25-year amortized loan at 6.5%
interest . . . . . . . . . . . . . . . . . . . $297.00 $745.90 $585.50 $720.90 $104.90
      % of purchase price 63% 59% 59% 53% 37%
a/ Current purchase prices and cash rents based upon the UNL 2004 Nebraska Farm Real Estate Market Survey.
b/ Value of pivot of approximately $200.00 per acre added to the land value.
c/ Real estate taxes assumed to be 1.4 percent of purchase price for all cropland, and 1.2 percent of purchase price for all rangeland.
d/ Estimated fixed costs of depreciation, insurance on irrigation equipment, and interest on investment  based on Estimated Irrigation Costs, 2001, Nebraska Cooperative Extension CC371.
Appendix
25






Value of Land & Buildings
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ValuePer Acre Per Farm Total Value
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See footnotes at end of table.
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Building
ValuePer Acre Per Farm Total Value

























































































































































































































































































































































a SOURCE: Farm Real Estate Historical Series Data:  1950-92, USDA, Economic Research Service, Sta. Bul. No. 855, May 1993 and earlier reports  as well as
recent electronic issues annually by Economic Research Service, U.S. Department of Agriculture.
b Preliminary estimates.
See footnotes at end of table. 27
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a Revised from series reported in earlier reports.  Refers to year ending March 1 for years prior to 1976; year ending February 1 for years 1976-1981; year ending
April 1 for years 1982-1985; year ending February 1, 1986-1989; year ending January 1, 1990-1994; mid-year 1995-1997, and year ending January 1, 2000.
b Computed by dividing the USDA average value per acre by the 1st Quarter GDP Price Deflator (1992 x 100) and multiplying by 100.
c A positive value entry in this column represents a real increase in asset value for the year (i.e., the rate of land value appreciation exceeded the general rate of
inflation for the U.S. economy).  Conversely, a negative value entry represents a real decrease in asset value.
d Preliminary estimate.
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Appendix Table 3. Nominal and Deflated Agricultural Land Values by Selected Types of Land in Nebraska, 1978 to 2004.a
Year
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   935




































































   49.42








































































































































a February 1st estimates reported in the UNL Nebraska Farm Real Estate Market Developments Surveys.
b Computed by dividing the average value per acre by the 1st Quarter Gross Domestic Price (GDP) Deflator and multiplying by 100.
c Pivot not included in per acre value.
_______________________
See footnotes at end of table. 
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Appendix Table 4. Average Reported Value of Nebraska Farmland for Different Types of





Northwest North Northeast Central East Southwest South Southeast Statecd
- - - - - - - - - - - - - - - - - - - - - - - - - -- - - - - - - Dollars Per Acre - - - - - - - -  -  - -- - - - - - - - - - - - - - - - - 
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Northwest North Northeast Central East Southwest South Southeast Statecd
- - - - - - - - - - - - - - - - - - - - - - - - - -- - - - - - - Dollars Per Acre - - - - - - - -  -  - -- - - - - - - - - - - - - - - - - 
_______________________
See footnotes at end of table. 
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Northwest North Northeast Central East Southwest South Southeast Statecd
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Northwest North Northeast Central East Southwest South Southeast Statecd
- - - - - - - - - - - - - - - - - - - - - - - - - -- - - - - - - Dollars Per Acre - - - - - - - -  -  - -- - - - - - - - - - - - - - - - - 
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Northwest North Northeast Central East Southwest South Southeast Statecd
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Northwest North Northeast Central East Southwest South Southeast Statecd
- - - - - - - - - - - - - - - - - - - - - - - - - -- - - - - - - Dollars Per Acre - - - - - - - -  -  - -- - - - - - - - - - - - - - - - - 
_______________________
See footnotes at end of table. 
36






















































































































































































































































































Appendix Table 4. Average Reported Value of Nebraska Farmland for Different Types of





Northwest North Northeast Central East Southwest South Southeast Statecd
















  405 
  796
  970 
  844
1,044
   500d
























   865
  843
  734























   695
   749
   720
   642















































   339
   306
   346














































   473
   492
   510
   531















































   608





















































a February 1st estimates reported in the annual UNL Nebraska Farm Real Estate Market Developments Surveys.
b Pivot not included in per acre value.
c Weighted average based upon acreage in each land type.
d All land average for state may not conform to USDA series due to different acreage weighting.  In addition, the USDA series includes farm buildings in
its per acre estimates of value.
See footnotes at end of table.
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Appendix Table 5. Historical Per Acre Value Range for Different Types and Quality Grades of Land in
Nebraska by Agricultural Statistics District, 1999-2004. a
District and Type of Land
Reported Value Per Acre
Low Grade High Grade
1999 2000 2001 2002 2003 2004 1999 2000 2001 2002 2003 2004
- - - - - - - - - - - - - - - - - - - - - - -  - - - - - -- - - - - - - - - - - Dollars Per Acre - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 
Northwest:
   Dry Crop (No irr. potential)7
   Dry Crop (Irr. pot.)
   Grazing (Tillable)
   Grazing (Nontillable)
   Hayland
   Gravity Irrigated











































   405
   500
   205
   150
   380
1090





































   Dry Crop (No irr. potential)
   Dry Crop (Irr. pot.)
   Grazing (Tillable)
   Grazing (Nontillable)
   Hayland
   Gravity Irrigated











































   465
   575
   365
   250







































   Dry Crop (No irr. potential)
   Dry Crop (Irr. pot.)
   Grazing (Tillable)
   Grazing (Nontillable)
   Hayland
   Gravity Irrigated
   Center Pivot Irrigatedb
   725
   960
   505
   345
   425
1240
1270
   740
1000
   475
   360

































   710
   515







































   Dry Crop (No irr. potential)
   Dry Crop (Irr. pot.)
   Grazing (Tillable)
   Grazing (Nontillable)
   Hayland
   Gravity Irrigated
   Center Pivot Irrigatedb
   500
   700
   410
   290
   375
1325
1200
   505
   710
    415
    300































   765
1170
   585
   400
   545
2045
1840
   795
1195
   590
   425
































Appendix Table 5. Historical Per Acre Value Range for Different Types and Quality Grades of Land in
Nebraska by Agricultural Statistics District, 1999-2004. a
District and Type of Land
Reported Value Per Acre
Low Grade High Grade
1999 2000 2001 2002 2003 2004 1999 2000 2001 2002 2003 2004
- - - - - - - - - - - - - - - - - - - - - - -  - - - - - -- - - - - - - - - - - Dollars Per Acre - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 
39
East:
   Dry Crop (No irr. potential)
   Dry Crop (Irr. pot.)
   Grazing (Tillable)
   Grazing (Nontillable)
   Hayland
   Gravity Irrigated
   Center Pivot Irrigatedb
1060
1350
   480
   395





   510
   425

































   780
   605





   850
   625
































   Dry Crop (No irr. potential)
   Dry Crop (Irr. pot.)
   Grazing (Tillable)
   Grazing (Nontillable)
   Hayland
   Gravity Irrigated








    350
    445
    225
    165
    325
1005





























   495
   610
   285
   215







































   Dry Crop (No irr. potential)
   Dry Crop (Irr. pot.)
   Grazing (Tillable)
   Grazing (Nontillable)
   Hayland
   Gravity Irrigated
   Center Pivot Irrigatedb
   500
   790
   350
   235
   260
1335
1270
   485
   755
   340
   235































   885
1360
   555
   390
   445
2140
1965
   865
1275
   535
   375
































   Dry Crop (No irr. potential)
   Dry Crop (Irr. pot.)
   Grazing (Tillable)
   Grazing (Nontillable)
   Hayland
   Gravity Irrigated








   670
   790
   440
   340

































   670
   565





   685
   600































a Source: UNL Nebraska Farm Real Estate Market Developments Surveys.
b Pivot not included in per acre value.
__________________________
See footnotes at end of table.
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Appendix Table 6. Historical Average Cash Rental Rates of Nebraska Farmland for






Northwest North Northeast Central East Southwest South Southeast
    - - - - - - -- - - - - - - - - - - - - - - - - - - - - Dollars Per Acre - - - - - - - - - - - - - - - - - - - - - - -  - - -
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__________________________
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Appendix Table 6. Historical Average Cash Rental Rates of Nebraska Farmland for






Northwest North Northeast Central East Southwest South Southeast
__________________________
See footnotes at end of table.
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    1985
    1986
    1987
    1988
    1989
 b
   b
   b
   b




































    1990
    1991
    1992
    1993










































    1995
    1996
    1997
    1998
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Northwest North Northeast Central East Southwest South Southeast
__________________________
See footnotes at end of table.
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Dryland Alfalfa
    1981
    1982
    1983
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   b
   b
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   b
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    1990
    1991
    1992
    1993
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    1995
1996
    1997
    1998
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   b
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   b












    2000
    2001
    2002
    2003
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103
109
   b
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   b
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   b
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Northwest North Northeast Central East Southwest South Southeast
47
- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - Dollars Per AUM - - - - - - - - - - - - - - - - - - - - - - - - -
- 



























































































































































































































a Reporter’s annual estimates of cash rental rates in the annual UNL Nebraska Farm Real Estate Market Developments Survey Series. 
b Insufficient number of reports. 
c Animal unit month (AUM) refers to sufficient forage capacity to sustain an animal unit  for one month during the normal range season.
Animal unit is defined by the Society of Range Management as: a mature cow approximately 1,000 pounds, either dry or with calf up
to six months of age, or the equivalent  based on a standardized amount of forage consumed. 
 
